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Public Hearing: Monday, June 6, 2005, at 1:30 p.m. Bill No. 05-59

FACTSHEET

TITLE: CHANGE OF ZONE NO. 05012, WOOD
BRIDGE PLANNED UNIT DEVELOPMENT, requested
by Brian D. Carstens and Associates on behalf of the
Christian Church in Nebraska, for a Planned Unit
Development District designation on property generally
located at Pine Lake Road and Helen Witt Drive; and
for approval of a development plan which proposes a
waiver of the required preliminary plat process and to
allow lots without frontage onto a public street or
private roadway, to develop a church, approximately
12,000 square feet of office/medical office floor area,
and approximately 58,200 square feet of mini-storage
floor area, on the underlying R-4 zoning.

STAFF RECOMMENDATION: Conditional approval

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 03/16/05
Administrative Action: 03/16/05

RECOMMENDATION: Conditional Approval, with
amendments (8-1: Sunderman, Krieser, Taylor,
Larson, Carroll, Marvin, Carlson and Bills-Strand voting
‘yes’; Pearson voting ‘no’). 

FINDINGS OF FACT:  

1. This proposed Planned Unit Development consists of a church, 12,000 sq. ft. of office/medical office space
and 58,200 sq. ft. of self-storage space.  The applicant is requesting a waiver of the preliminary plat process
and to allow lots without frontage and access to a public street. 

2. The staff recommendation of conditional approval, including approval of the waiver requests, is based upon the
“Analysis” as set forth on p.5-6, concluding that the proposal conforms to the Comprehensive Plan and the
approved development plans for the property, provided a phasing limitation is used to ensure that construction
of the church is commenced prior to construction of the commercial uses.  The conditions of approval are
found on p.6-8.  

3. The applicant’s testimony is found on p.9, wherein the applicant proposed to add conditions of approval
#1.2.11 and #1.2.12 in response to concerns raised by Lincoln Housing Authority which owns the multi-family
project directly west of this proposal.  The letter from Lincoln Housing Authority is found on p.24-26, and the
testimony by Tom Huston on behalf of Lincoln Housing Authority and Wood Bridge Limited Partnership is
found on p.9.  The proposed additional conditions of approval and the associated documentation submitted by
the applicant are found on p.18-23.  

4. There was no testimony in opposition.  

5. On March 16, 2005, the majority of the Planning Commission agreed with the staff recommendation and
voted 8-1 to recommend conditional approval, with the amendments proposed by the applicant (Pearson
dissenting).  

6. The Site Specific conditions of approval required to be completed prior to scheduling this application on the
City Council agenda have been satisfied. 

FACTSHEET PREPARED BY:  Jean L. Walker DATE: May 17, 2005

REVIEWED BY:__________________________ DATE: May 17, 2005

REFERENCE NUMBER:  FS\CC\2005\CZ.05012 PUD
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for March 16, 2005 PLANNING COMMISSION MEETING

**As Revised and Recommended for Conditional Approval
by Planning Commission

March 16, 2005**

P.A.S.:  Change of Zone #05012

PROPOSAL: From R-4 Residential to R-4 Residential PUD.

LOCATION: Pine Lake Road and Helen Witt Drive

LAND AREA: 8.77 acres, more or less.

WAIVERS:
1. Preliminary Plat process.
2. Allow lots without frontage and access to a public street.

CONCLUSION: This proposal conforms to the Comprehensive Plan and the approved
development plans for this property, provided a phasing limitation is used to
ensure construction of the church has commenced prior to construction of the
commercial uses.

RECOMMENDATION:  Conditional Approval
Waivers:
1. Preliminary Plat process. Approval
2. Allow lots without frontage and access to a public street. Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION:
Outlot B, South Ridge Crossing Original Addition, and a portion of Outlot A, Wood Bridge Addition,
located in the NE 1/4 of Section 24 T9N R6E, Lancaster County, Nebraska.  See attached for metes
and bounds description.

EXISTING LAND USE AND ZONING: Vacant R-4 Residential

SURROUNDING LAND USE AND ZONING:
North: Vacant R-1 Residential
South: Vacant R-4 Residential
East: Commercial B-2 Planned Neighborhood Business
West: Multiple-family R-4 Residential
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HISTORY:
Jun 2004 Change of Zone #04038 requested changing the zoning on this property to O-3 Office

Park.  Applicant withdrew their request prior to the Planning Commission hearing.

Feb 1997 Administrative Amendment #97007 to Special Permit #1570 approved a revised layout
and revised detention cell grading for the multiple-family area immediately west of this
property.

Jan 1997 Administrative Amendment #97003 to Special Permit #1570 approved a revised layout
for the multiple-family area immediately west of this property.

Dec 1996 Administrative Final Plat #96065 South Ridge Crossing Original Addition approved 6
lots and 2 outlots.

Dec 1996 Final Plat #96033 Wood Bridge Original Addition approved 38 lots and 3 outlots.

Sep 1996 Administrative Amendment #96036 to Special Permit #1570 approved a revised layout
for the multiple-family area immediately west of this property.

Nov 1995 Special Permit #1570 South Ridge CUP approved 418 dwelling units on 31 acres.  The
area within this request was shown with 144 dwelling units in 4 apartment buildings.

Nov 1995 Change of Zone #2918 approved changing the zoning on this property from R-3
Residential to R-4 Residential.

Nov 1995 Preliminary Plat #95011 The Ridge First Addition approved 589 dwelling units on 209
lots, and 6 outlots.

COMPREHENSIVE PLAN SPECIFICATIONS:  The Land Use Plan shows this area as Urban
Residential.  (F 25)  The intersection of 27th Street and Pine Lake Road is designated as a Regional
Commerce Center, and a Pedestrian Activity Center.  (F 41, 91)

Urban Residential:  Multi-family and single-family residential uses in areas with varying densities ranging from more than
fifteen dwelling units per acre to less than one dwelling per acre.  (F 27)

Construction and renovation within the existing urban area should be compatible with the character of the surrounding
neighborhood.  (F 18)

Strip commercial development along transportation corridors is discouraged.  (F 19)

Guiding Principles For All Commerce Centers include:
Commerce centers should generally contain a mix of land uses, including residential uses.  Higher density
residential uses should be included in and/or adjacent to all commercial centers.  (F 41)

Strip commercial development is discouraged.  Commerce Centers should not develop in a linear strip along a
roadway nor be completely auto oriented.  (F 41)

New or established commercial uses  should not encroach upon, or expand into, existing neighborhoods.  (F 41)
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Physical linkages (i.e., sidewalks, trails, roads) should be utilized to directly connect Commerce Centers with
adjacent development, although undesirable traffic impacts on adjacent residential areas should be avoided or
minimized.  (F 41)

Many Regional Centers are large scale retailing centers that include a mall with several department store anchors and
numerous small shops, as well as adjacent commercial development with stand-alone restaurants and stores, such as
Westfield Shoppingtown Gateway or SouthPointe Pavilions.  (F 43)

Expansion of existing commercial and industrial uses  should not encroach on existing neighborhoods and must be
screened from residential areas.  (F 49)

Encourage a mix of compatible land uses in neighborhoods, but similar uses  on the same block face.  Similar housing
types face each other: single family faces single family, change to different use at rear of lot.  Commercial parking lots
should not intrude into residential areas where residential uses  predominate a block face.  More intense commercial uses
(gas stations, big box stores, car wash, fast food, etc.) may not be compatible due to impact on nearby housing.
Expansion in existing centers should not encroach, or expand to encroach, on existing neighborhoods, and commercial
areas must be screened from residential areas.   (F 69).

The diversity of land uses, including commercial and congregate living facilities are important to the diversity of any area,
provided they fit within the character of the block and neighborhood.  (F 71).

Pedestrians are found throughout the community.  Their needs can vary by where they are located:
Activity Corridors and Centers - These areas tend to be located along arterials, particularly where two major
arterials might intersect.  These locations often have strip commercial or “L” shaped neighborhood shopping
centers.  Directness and safety for pedestrians going to, from, and within these corridors and centers should be
stressed.

Schools  - While it might not be critical for the route to school to be picturesque and visually captivating, a safe
and secure environment must be provided for students going to and coming from schools.  Sidewalks should be
direct and continuous with safe street crossings.  (F 91)

UTILITIES:  Utilities are generally available, though not abutting all lots.  Adequate fire protection has
not been provided to all lots.

TOPOGRAPHY:  Generally slopes from east to west with approximately 20 feet of fall.  A detention
cell is located in the northwest corner.  The properties to the east and south are  located on the high
side of moderate grade changes.

TRAFFIC ANALYSIS:  The Comprehensive Plan identifies Pine Lake Road as a Minor Arterial, while
Helen Witt Drive is a Local Street, both now and in the future.  (E 49, F 103) Access to Pine Lake Road
from the two outlots included in this proposal was relinquished when they were final platted.  Helen Witt
Drive will provide access to any future user of this property; two access points to Helen Witt Drive are
shown.  Helen Witt Drive was designed and built as a residential street rather than a commercial street.
The paving in this street is 27' wide, rather than the commercial design standard of 33' or 39'.

Minor Arterials:  This functional class serves trips of moderate length and offers a lower level of mobility than principal
arterials.  This class interconnects with, and augments principal arterials, distributes traffic to smaller areas, and contains
streets that place some emphasis on land access.  These are characterized by moderate to heavy traffic volumes.  (F
103)

Local Streets:  These are composed of all lower order facilities that essentially serve as a conduit between abutting
properties and higher order streets.  Local streets provide the lowest level of mobility and generally exhibit the lowest traffic
volumes.  (F 105)
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ENVIRONMENTAL CONCERNS:  The land uses in this general area have intensified significantly
compared to uses contemplated with the original project.  The existing storm sewer does not have
capacity to convey the flows indicated.  The landscaping is shown installed on an excessive slope.  The
Health Department is concerned about the proximity of the warehouses and potential storage of
dangerous material to the residential zoning to the south.

ALTERNATIVE USES:  This property could be sold for improvement with the 144 multiple-family
dwelling units already approved, or the CUP could be amended with townhouses.  Alternatively, any
use allowed in the R-4 district could go here, such as a childcare facility, health care facility, elderly or
retirement housing, domiciliary care facility, or adult care center.

ANALYSIS:
1. This is a request for an R-4 Residential PUD for a church, office/medical office buildings, and

mini-warehouse storage.  Although there are no residential uses proposed, recent changes to
the PUD ordinance allow these uses in a residential zoning district.

2. Although the proposal includes additional commercial area, it is located along the east property
line, and is separated from existing residences to the west by the proposed church.

3. Applicant’s proposal includes a height limit matching what is allowed under the R-4 zoning
district (35 feet), and has included several limitations on building design, including roof pitches
equal to or greater than 4/12, nonreflective siding material, nonreflective roof material, and no
air conditioners located on roofs.  In addition, the buildings on the perimeter are single-loaded
so the overhead doors and loading activities are screened from public view.

4. Planning Staff has generally been opposed to the use of this property for other than a church or
residences.  However, we realize the rear of the adjacent commercial center is not especially
conducive to the development of residential uses, and that this proposal presents an opportunity
for the church and offices to share parking.  In addition, Applicant has addressed concerns
about not adding traffic in this area with calculations that show the peak hour and daily trips
generated by this proposal will be less than the 144 apartments.

With this application and the recent PUD changes, Staff has agreed to this project provided no
commercial buildings be constructed until such time as the church has commenced
construction.  Staff supports this limitation as a method of ensuring the church parcel gets
developed as proposed, rather than having the property owner seek to replace the church with
additional commercial uses in the future.

5. This property is included in an existing CUP.  The CUP must be amended administratively to
remove this area, as a CUP cannot include non-residential uses.

6. Lot 4 does not have abutting sanitary sewer or water, and must be revised to show them.

7. The Water Department does not allow single connections to 24" water mains, as shown
supplying Lots 2 and 3.  This supply must be extended west to the main in Helen Witt Drive.

8. Lot 4 does not appear to have adequate fire protection.  Additional hydrants must be provided
as required by the Fire Department.
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9. The existing 18" storm sewer in the southwest corner of the plat does not have sufficient
capacity to convey the flows shown.  This is due to an increase in the contributing area and a
more intense land use in the contributing area.

10. The land uses for this site have intensified significantly in regards to impervious surface area
compared to the uses that were assumed when the original grading/drainage/detention was
designed for this area.  Further analysis is required.

11. The landscaping shown along Pine Lake Road north of Lots 2 and 3 is shown planted on a 3:1
slope, and must be revised and shown at the same elevation as the parking lot.

12. Although the storage units are not located in an industrial district, the Health Department is still
concerned that dangerous materials may be stored there within 300' of a residential district.
Applicant addresses this concern by prohibiting the storage of certain materials.  The Health
Department is generally satisfied with this prohibition.

13. The required parking lot and PUD screening is insufficient and must be increased.

14. The requested waivers of the preliminary plat process and the requirement that lots have
frontage and access to a public street are acceptable to staff.

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and plans
to the Planning Department office and the plans are found to be acceptable, the application will
be scheduled on the City Council's agenda:

1.1 Submit additional analysis to demonstrate whether the existing detention is adequate
for the proposed uses.

1.2 Revise the site plan to:

1.2.1 Show Lot 4 with abutting sanitary sewer and water.

1.2.2 Remove the single connection to the 24" water main and extend it to the water
main in Helen Witt Drive.

1.2.3 Provide additional fire protection for Lot 4 to the satisfaction of the Fire
Department.

1.2.4 Revise the grading and drainage plan to compensate for the lack of capacity in
the existing 18" storm sewer in the southwest corner of the plat to the satisfaction
of the Public Works Department.

1.2.5 Revise the grading plan to show landscaping installed along Pine Lake Road
north of Lots 2 and 3 at the same elevation as the parking lot.
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1.2.6 Provide additional parking lot screening to meet design standards or add a note
stating required parking lot screening will be provided at the time of building
permits.

1.2.7 Provide additional PUD perimeter screening to meet design standards or add
a note stating required PUD perimeter screening will be provided at the time of
building permits.

1.2.8 Add easements required by LES.

1.2.9 Revise note 18 to add a prohibition on the storage of any other materials
requiring a permit under LMC §19.03.100.

1.2.10 Add a note stating building permits for Lots 2, 3, and 4 will not be issued until
such time as construction of the church on Lot 1 has commenced.  (**Per
Planning Commission at the request of the applicant, 03/16/05**)

1.2.11 Add a note stating “prior to any land disturbance or grading, the
owner/developer shall install the required erosion control measures as shown
on the approved NPDES Permit”.  (**Per Planning Commission, at the
request of the applicant, 03/16/05**)

1.2.12 Add a note stating “the church shall seed the Phase II building and parking
areas during the construction of Phase I building and parking areas”.  (**Per
Planning Commission, at the request of the applicant, 03/16/05**)

2. This approval permits a church, 12,000 square feet of office/medical office space, and 58,200
square feet of self-storage space, with waivers to the preliminary plat process and allowing lots
without frontage and access to a public street.  Building permits for commercial uses on Lots
2, 3, and 4 shall not be issued until construction of the church on Lot 1 has commenced.

General:

3. Before receiving building permits:

3.1 The permittee shall have submitted a revised final plan and 8 copies showing the
required revisions and the plans are acceptable.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

3.4 An amendment to the CUP removing this property shall be approved.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:
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4.1 Before occupying the buildings all development and construction shall have been
completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the owner or an
appropriately established alternative approved by the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations of
setbacks, yards, locations of buildings, location of parking and circulation elements, and
similar matters.

4.4 This ordinance's terms, conditions, and requirements bind and obligate the permittee,
its successors and assigns.

4.5 The City Clerk shall file a copy of the ordinance approving the permit and the letter of
acceptance with the Register of Deeds.  The Permittee shall pay the recording fee in
advance.

5. The site plan as approved with this resolution voids and supersedes all previously approved site
plans, however all resolutions approving previous permits remain in force unless specifically
amended by this resolution.

Prepared by:

Greg Czaplewski
441-7620, gczaplewski@lincoln.ne.gov

Date: March 2, 2005

Applicant Christian Church in Nebraska
and 1268 South 20th Street
Owner: Lincoln, NE 68502

476.0359

Contact: Brian Carstens and Associates
Brian Carstens
601 Old Cheney Road, Suite C
Lincoln, NE 68512
434.2424
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CHANGE OF ZONE NO. 05012,
WOOD BRIDGE PLANNED UNIT DEVELOPMENT

PUBLIC HEARING BEFORE PLANNING COMMISSION: March 16, 2005

Members present: Sunderman, Taylor, Marvin, Carlson, Pearson, Carroll, Krieser, Larson and Bills-
Strand.

Staff recommendation: Conditional approval.

Proponents

1.  Brian Carstens appeared on behalf of SouthPointe Christian Church and Big Red Storage,
LLC, for this Planned Unit Development on the southeast corner of Helen Witt Drive and Pine Lake
Road, immediately to the west of the existing Super Saver and some retail strip shops.  This proposed
PUD is a mixed use of a church, two 6,000 sq. ft. office buildings and mini-storage units on the
southeast corner of the property.  The developers have worked with the staff on this proposal for quite
some time.  

Carstens advised that Big Red Storage, LLC, will buy the eastern half of the property from the church
and the church will use those funds to construct the church in 2005-06.

Carstens submitted a proposed amendment to delete Condition #1.2.10, which requires supplemental
information on how the church is going to proceed and move forward with construction.  Carstens
believes that the staff supports deleting this condition.  

Carstens proposed to add Conditions #1.2.11 and #1.2.12, in response to their discussions with the
Housing Authority next door to the west.  These conditions relate to erosion control and seeding of the
future phase II areas of the church.

2.  Tom Huston, 233 S. 13th Street, appeared on behalf of Lincoln Housing Authority, and Wood
Bridge Limited Partnership, which collectively own the 130 unit multi-family project directly west of
the subject site.  There is a letter in the record from Larry Potratz on behalf of the Housing Authority.
The Lincoln Housing Authority manages the Wood Bridge Apartment project.  This property was
originally owned by the Housing Authority and it was always contemplated to be a multi-family project
of some type, but over the last several months the Housing Authority has worked with these developers
and the Housing Authority is not in opposition.  The three issues which they have worked out with the
developer deal with capacity of the existing drainage structure.  The Housing Authority supports
Condition #1.1 contained in the staff report in which Public Works requested additional information on
the existing carrying capacity and looking at strengthening the on-site detention.  The Housing Authority
also supports the additional Condition #1.2.11, which deals with the soil erosion and sediment control.
That had been an ongoing problem.  They are trying to protect the detention cell from further
sedimentation.  The Housing Authority is also in support of the additional Condition #1.2.12, which
deals with additional seeding obligations for the phase II area of the church.  

There was no testimony in opposition.  
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ACTION BY PLANNING COMMISSION: March 16, 2005

Larson moved to approve the staff recommendation of conditional approval, with the amendments
requested by the applicant, seconded by Carroll and carried 8-1: Sunderman, Krieser, Taylor, Larson,
Carroll, Marvin, Carlson and Bills-Strand voting ‘yes’; Pearson voting ‘no’.  This is a recommendation
to the City Council.


































